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Introduction
The design guidelines presented here fulfill 
one of the mitigation agreements for the im-
pacts associated with proposed road work on 
12th Street (KY 1120) in Covington, Kentucky. 
They shall apply to the rehabilitation of historic 
properties, new infill construction, landscape 
improvements and the development of a 
small linear park in the area of impact. The 
guidelines help to provide more detail about 
the unique issues that are associated with 
the highway project. These design guidelines 
are intended to supplement the city’s official 
preservation guidelines, which are written to 
apply city-wide.

The guidelines help to provide more detail 
about some of the unique design issues that 
are associated with the highway project.

The guidelines should be used by any parties 
responsible for the rehabilitation of the exte-
rior of the properties listed in the MOA and 
by others who are providing improvements 
along the corridor of 12th Street.

Relat ionship  to  Other  Design 
Guidelines
These design guidelines are a compilation 
of those presented in the initial 12th Street 
Design Studies and the 12th Street Corridor 
Redevelopment Plan documents. In several 
cases the design guidelines provide more 
detail and supplementary images. Although 
many of the design concepts created for the 
south side of 12th Street in earlier documents 
have been compromised because of parcel 
constraints, the design guidelines should still 
apply. Where lots are too shallow to develop, 
linear parks conceptualized in earlier plans 
should be considered.

In addition to these documents, the following 
guidelines should apply to all applicable work 
in the area: 
• The Secretary of the Interior’s Standards 

& Guidelines for the Treatment of Historic 
Properties

• The Kentucky Heritage Council ’s 
Guidelines for the Historic Commercial 
District Streetscape Design 

• The City of Covington Historic Preservation 
Guidelines 

These design guidelines apply to the 
rehabilitation of historic properties, 
new infill construction, landscape 
improvements and the development 
of a small linear park in the area of 
impact.
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CPTED Principles
Key principles for crime prevention should 
be employed in all projects. This is known as 
“Crime Prevention Through Environmental 
Design.”

The basic CPTED principles are 
these:
1. Locate open space, including parks, such 

that other activities frame them.
2. Orient buildings that abut the open space 

to overlook it, such that “eyes are on the 
street.”

3. Define the boundaries of park space with 
decorative fences and walls.

4. Install plant materials and fences that en-
hance the area while permitting views.

5. Provide adequate lighting to allow for safe 
walkways and to discourage inappropri-
ate uses.

Urban Design Principles
Some basic principles of urban design also 
apply to the 12th Street properties:

1. Promote a mix of uses in order to en-
liven the area.

• Include residential, commercial and in-
dustrial uses.

• This will promote use of the street 
throughout the day.

2. Create a street edge that encourages 
pedestrian activity.

• Design building fronts and landscapes 
to provide visual interest and establish a 
sense of human scale.

• This will help to animate the area with 
desirable activities.

3. Preserve historic buildings, whenever 
feasible.

• These structures provide a link to the 
community’s heritage and help provide 
visual interest.

• They also help to promote heritage tour-
ism.

4. Encourage new development that 
respects historic development.

• New buildings should reflect the tradition-
al mass and scale of historic structures, 
without directly imitating them.

5. Encourage continuing public and pri-
vate investment in the area.

• A diversity of owners and users will help 
to maintain the area through continuing 
investment.

• The area also should attract a variety of 
businesses and residents that can con-
tribute to its revitalization.

6. Anchor corner sites with activities.
• Maintain a building on the corner of a 

block when feasible.
• In other cases, provide an outdoor space 

with active uses.

7. Highlight pedestrian routes.
• Include decorative paving to define cross-

walks.

8. Provide compatible transitions to es-
tablished neighborhoods.

• Buildings should be compatible with exist-
ing neighboring structures.

* Also design pedestrian routes to link with 
those adjoining neighborhoods.
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Chapter 1   
12th Street Design Traditions
12th Street traditionally had a unique charac-
ter that distinguished it from many other areas 
of Covington. It developed over time with a 
variety of uses from urban residential neigh-
borhoods with corner stores, to commercial 
and industrial areas while also accommodat-
ing several important public institutions. This 
combination of uses and its role as one of 
only two interstate interchanges for the City 
of Covington made 12th Street a familiar and 
heavily traveled route. Its continued use as a 

link to the Town of Newport and to Downtown 
Covington has required a realignment of 12th 
Street through this area. 

The design traditions presented here define 
the character of the street before the 12th 
Street Highway project was undertaken. The 
design features noted should be reflected in 
new development and the rehabilitation of 
historic properties in the area.

In this map detail of 1909, narrow fronts of buildings 
face the street in the segment of 12th Street between 
Lee and Holman.

The intersection of Bullock and W. 12th Street historically served as a “gateway,” in that the Bavarian Brew-
ery posed a massive presence, while the uniform rhythm of houses on the south side provided previews of the 
street character further east. In the portion just east of the brewery, a symmetrical “frame” of houses defined 
both sides of the street. 

Precedent for Change
Early maps illustrate the development 
patterns of the street. They demon-
strate that individual blocks filled in 
over several years and additions oc-
curred over time as well.
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Key Features
Many of the character-defining features of 
12th Street were established during its historic 
period of significance. Early photographs from 
12th Street and comparable neighborhoods 
in the city record several key features that 
contribute to its significance, these include:
• Building alignment and orientation
• Building features
• Building form and scale
• Streetscape and landscape features

The manner in which these features are 
organized is important to the character of 
each block on 12th Street. When traditional 
features reoccur, distinct patterns emerge that 
contribute to the identity of the area.

Ornamental street lights, with an acorn lamp 
design were seen on Pike Street.

Metal picket fences were popular.

Stone piers supporting metal fences, as well as solid 
stone walls, were seen.
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Building Alignment and Orientation
Traditionally, a 12th Street house meets the 
street and has a uniform setback. It is gen-
erally located on a long and narrow lot with 
minimal side setbacks. Yards are often small, 
with a front and side section and a larger 
private back yard. Occasional vacant lots 
provide green space along the street. Design 
features include:
• Narrow lots
• Consistent setbacks
• Small or nonexistent front yards 
• Narrow or nonexistent side yards 
• Minimal side yard and front yard set-

back
• Entrances near the street 
• Corner stores/buildings serve as anchors 

at ends of blocks
• Corner stores have angled entry 
• Covington style - side entry cottages with 

side porches clustered on north side of 
12th Street

• Structures give enclosure to the street

Map detail of 1909 - Most lots are long and narrow.  
Several additions are shown at the backs of build-
ings.

Buildings are typically long and narrow with mini-
mal front and side setbacks.

Entries can be found at the 
sides of buildings with a small 
porch.

Corner buildings with angled entries are found 
along 12th Street and contribute to the design tradi-
tions of the Covington historic district.

There are minimal side 
setbacks between structures, 
which provide precedent for 
new development.
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Building Form and Scale
Long and narrow building forms are a part of 
the design character of 12th Street. Often the 
corner buildings are more substantial and are 
elongated. Sloped roofs are predominant, and 
were simple in form and character.

Traditional building forms and scales:
• Low sloping or flat roofs
• Gable roofs primarily slope front to 

back 
• Mansard roofs
• Many 2 story buildings with some 1 & 3 

story buildings
• Structures generally long, narrow and 

rectangular in form

Long, rectangular 2 story buildings are predominant 
in the area.

Occasionally, buildings are 3 stories with mansard 
roofs.

Corner buildings are often more substantial and are 
encouraged.

One story buildings are scattered 
throughout the area.
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Building Materials and Detail
Building diversity is most clearly seen at the 
level of architectural materials and details, 
and yet, this diversity lies within a relatively 
limited range.  Building materials traditionally 
are brick, stone and wood.  Some brick is left 
untreated, while others are painted.

Trim elements and ornamental features vary 
along the street and are typically associated 
with specific building styles.  Decorative 
Italianate cornices with inset windows are 
common along the street as are large hori-
zontal windows with stone lintels.  Corner 
buildings feature angled entries with wide 
steps and protective awnings.

While details may vary along the street, 
many common features occur.  For example, 
architectural details are used with a sense of 
consistency on an individual building or within 
a time period of building. Often the style and 
detailing of a building is repeated in groupings 
of structures built in the same era and aligned 
horizontally along the street.

In general building elements include:
• Steps up to entry door
• Side entry with porch
• Horizontal features such as roof lines, 

cornices and windows align
• Natural materials, including brick and 

limestone
• Corner shops with wide, angled, covered 

entries
• Consistent building styles often repeated 

in blocks
• Windows and door openings symmetric 

on facade
• Stone lintels above windows and doors
• Varied roof styles/lines
• Chimneys

Masonry is a common material found in Covington 
style buildings.

Covington style buildings often have entries with 
steps to the door level.

Windows set in cornices are typical features.
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Streetscape and Landscape Features
Early photographs of 12th Street and com-
parable neighborhoods in the city record 
streetscape and landscape features that 
contributed to the character of 12th Street.

The traditional streetscape features found 
along 12th Street were limestone walls, 
wrought iron fences and small front yards 
aligned at the sidewalk edge. Many of these 
features remain today on the north side of the 
street and should be preserved.

Traditional streetscape and landscape fea-
tures include:
• Green space occurring as small side 

yards
• Fences used to define property lines; 

materials included: stone piers, wrought 
iron, wood picket and wire fences

• Narrow front yards that allowed for a 
modest planting bed were defined by a 
limestone wall at the sidewalk edge

• Stone retaining walls
• Large trees or ornamental vegetation in 

the side or back yards

Looped metal fences also existed.  This variety in 
metal fence designs should be continued in new 
streetscape designs.

Wrought iron fences and bor-
ders are used to define small 
front yards.

Limestone walls can be found along 12th Street.

Any large trees or ornamental vegetation in the side 
or back yards of residential properties contribute to 
the character of 12th Street.

Stoops and porches abut or are near the 
sidewalk.
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Chapter 2 
Guidelines For Historic Properties
Basic principles for preservation underlie 
the design guidelines that are presented in 
chapters that follow. These principles are 
based on city policies, as well as precepts 
of preservation theory that are recognized 
nationally. 

Note that these guidelines apply to the ex-
terior of historic properties only. Note that, 
in applying the guidelines that follow, one 
should first consider the broader “macro” 
issues and then move to the more detailed, 
“micro” items.

The policies and guidelines are based on the 
Secretary of the Interior’s Standards, which 
are included in the Appendices.

Guiding Policies
1. To promote the preservation, rehabili-

tation, restoration, reconstruction and 
protection of historic resources.

2. To enhance and preserve the setting of 
historic resources so that surrounding 
land uses, including design and color, do 
not detract from the historic resources.

3. To encourage and promote public knowl-
edge, understanding, and appreciation of 
the city’s history.

4. To promote appreciation and use of his-
toric resources.

5. To promote public awareness of the ben-
efits of preservation.

Respect the Design Character of a 
Historic Building
A key concept in the treatment of an historic 
resource is that the “character-defining fea-
tures” of such a property should be preserved. 
Don’t try to change its style or make it look 
older, newer or more ornate than it really 
was. Confusing the character by mixing ele-
ments of different styles is also an example 
of disrespect.

Seek uses that are compatible with the 
historic character of a building.
Building uses that are closely related to the 
original use are preferred. Every reasonable 
effort should be made to provide a compatible 
use for the building that will require minimal 
alteration to the building.

When a substantial change in function is 
necessary to keep a building in active service, 
then a use that requires the least alteration 
to significant exterior elements is preferred. 
It may be that, in order to adapt a building to 
the proposed new use, such a radical altera-
tion to significant elements would be required 
that the entire concept is inappropriate. 
Experience has shown, however, that in most 
cases designs can be developed that both 
respect the historic integrity of the building 
and accommodate new functions.
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Preserve a Property’s Integrity
A basic tenet of preservation is that one 
should minimize intervention in the historic 
building fabric. Therefore, in the treatment of 
an historic building, it is best to preserve those 
features that remain in good condition. For 
those that are deteriorated, repair rather than 
replacement is preferred. When replacement 
is necessary, it should be done in a manner 
similar to that used historically.

The following preservation principles apply to 
the historic properties and form the basis of 
the guidelines that follow:
1. If a feature is intact and in good condition, 

maintain it as such.
2. If the feature is deteriorated or damaged, 

repair it to its original condition.
3. If it is not feasible to repair the feature, 

then replace it with one that is the same 
or similar in character (materials, detail, 
finish) to the original one. Replace only 
that portion that is beyond repair.

4. If the feature is missing entirely, recon-
struct it from appropriate evidence.

5. If a new feature or addition is necessary, 
design it in such a way as to minimize the 
impact on original features.

Feasibility
It is the 12th Street Design Guidelines in-
tention to promote rehabilitation of historic 
resources based on the Secretary of Interior’s 
Standards when feasible. However, it is not 
always feasible to rehabilitate a building fea-
ture and replacement may be required. Each 
case varies.

For an improvement to be feasible, it is ca-
pable of being accomplished in a successful 
manner within a reasonable period of time, 
taking into account economics, environmen-
tal, legal, social, and technological factors.

The City cannot anticipate all of the factors 
that must be considered when rehabilitating 
a historic resource. However, it is the City’s 
intention that decision-makers strive to meet 
the Secretary of Interior’s Standards and con-
sider the technical feasibility of the action.

In essence, the least level of intervention is 
preferred. By following this tenet, the highest 
degree of integrity will be maintained for the 
property.

Some may think that the structures along 12th 
Street do not merit preservation. However, 
these buildings derive their significance from 
the fact that they establish a street scene 
together.  They provide a sense of place and 
time. Once they are demolished, the charac-
ter of the area is permanently altered.

Therefore, the character-defining features of 
historic buildings should be preserved when-
ever feasible in the project.  The following 
guidelines apply, in addition to the Secretary 
of the Interior’s Standards and Guidelines for 
Treatment of Historic Properties.

Character-defining features of historic build-
ings collectively establish a sense of place, 
provide human scale and add rich detail to 
the street and should be preserved.  Typical 
features include facade materials, decorative 
cornices, windows, doors and trim around 
openings.
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Corner trim boards, window casing and eave details 
are key character defining features on many older 
residential structures in the area.  These features 
should be preserved.

Building detail protected 
and tagged for temporary 
storage.

When disassembly of an historic element is necessary 
for its repair, carefully identify how it will be stored 
during the rehabilitation project.  Store it in a safe 
place until it is to be reinstalled.

Character Defining Features

1. Distinctive stylistic features or ex-
amples of skilled craftsmanship that 
characterize a building, structure or 
site should be treated with sensitiv-
ity.

a) Preserve intact features with appropriate 
maintenance techniques.

b) Don’t obscure significant features with 
coverings or signs.

2. Preserve character-defining features 
which are intact.

a) Don’t remove or damage character-defin-
ing features.

b) Preserve intact features with appropriate 
maintenance techniques.

c) The key features of each building type 
and style should be respected.

3. Avoid removing or altering historic 
material or significant architectural 
features.

a) Original materials and details that contrib-
ute to the significance of the structure are 
qualities that should be preserved when 
feasible.

b) Retain and preserve original wall material 
rather than replace it.

4. Repair features that are damaged.
a) This method is preferred over replace-

ment.
b) Use repair procedures that will not harm 

the historic materials. For example, 
repoint eroded mortar from a brick wall 
with a mix that is similar in elasticity to 
that of the original such that the wall will 
not be damaged during changes in tem-
perature.

c) When disassembly of an historic ele-
ment is necessary for its repair, carefully 
identify how it will be stored during the 
rehabilitation project. Store it in a safe 
place until it is to be reinstalled.

5. Replace features that are missing or 
beyond repair.

a) Reconstruct only those portions that are 
beyond repair.

b) Reconstructing the original element 
based on adequate evidence, if available, 
is the preferred option.

c) When feasible, use the same kind of ma-
terial as the original. A substitute material 
may be acceptable if the form and design 
of the substitute itself conveys the visual 
appearance of the original material.

6. Conjectural designs for replace-
ment  features are inappropriate.

a) If evidence is missing, a simplified in-
terpretation of similar elements may be 
considered.

b) See the Criteria for Replacing Missing 
Features above.
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Before: Cornice missing (compare with below)

After: Cornice reconstructed

Building Materials
Original exterior building materials provide a 
sense of scale and texture and often convey 
the work of skilled craftsmen. These original 
building materials should not be covered, 
damaged or removed.

The craftsmanship and textural qualities of 
walls are key character-defining features of 
historic buildings that should be preserved.

7. Historic building materials should be 
preserved.

a) Employ maintenance procedures that will 
protect the character and finish of historic 
materials.

8. Protect historic material surfaces.
a) Don’t use harsh cleaning methods, such 

as sandblasting, that could damage the 
finish of the historic material.

9. Preserve the appearance of original 
facade materials.

a) Don’t cover or obscure original facade 
materials. Covering of original facades 
not only conceals interesting details but 
also interrupts the visual continuity of 
materials along the street.

b) If the original material is obscured with a 
newer material, uncover it if feasible.

10. If material replacement is necessary, 
use materials similar to those previ-
ously employed.

a) Substitute materials may be used if they 
match the original in appearance, finish 
and profile.

11. Preserve the historic character of a 
side wall when it is exposed or al-
tered.

a) A new side porch may be considered, but 
should remain subordinate in scale and 
character.

b) New windows should be similar in char-
acter to those used historically on side 
walls.

c) When adapting to commercial use, retain 
the distinction between building front and 
side wall.

d) Maintain the overall ratio of solid to 
void.

Harsh cleaning methods are inappropriate.
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Windows and Doors
Original windows and doors are important 
features that help convey the early character 
of a building. These elements should be pre-
served, when feasible. It is also important to 
note that some changes in window configura-
tions occurred at times, in response to chang-
ing needs, and this tradition of alterations 
continues. When such changes do occur, 
however, they should be planned to maintain 
the overall integrity of a structure.

Preserving Existing Windows

12. Maintain an architecturally significant 
facade opening.

a) The size and shape of an original window 
opening are important characteristics 
that should be maintained. Avoid altering 
these features.

b) If a window opening has already been 
altered, consider restoring it if the original 
condition can be determined.

13. If it is damaged, repair an original 
window.

a) This includes the window sash and sill.
b) Glass replacement is an achievable re-

pair.

14. If a window is deteriorated beyond 
repair, replicate the original.

a) Match the general depth and profile of 
the older window sash in the replacement 
design.

15. Maintain a window’s true divided 
lights.

a) If window replacement is necessary, 
then match the number and size of lights 
with the original window or other similar 
ones.

b) Using true divided lights is encouraged 
when replacing a window.

16. Genuine, transparent glass should be 
used in all windows and doors on key 
walls.

a) Plastic and Plexiglas are inappropriate.
b) Opaque, reflective and metallic finishes 

and tinted materials are inappropriate.

Blocking Windows

17. Blocking up windows is a part of the 
“transitional” character of an indus-
trial area, and may be considered to 
accommodate changing uses.

a) However, this approach should be lim-
ited to secondary walls or subordinate 
window openings.

If window components are deteriorated, repair 
rather than replacement, is preferred.

Substantial depth of 
window casing is a key 
feature

The depth and profile of window trim and casings, as 
well as the number of window panes, are character-
istics that should be preserved.

The size and shape of an original window opening 
are important characteristics that should be main-
tained.  Avoid altering these features.

Altered
Original 
window

Wood components
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18. The material used to fill a window 
opening should maintain the propor-
tions and character of the original 
opening.

a) Inset the material to create a shadow line 
or “ghost” similar to that seen from having 
a window inset in the opening.

b) A change in material or color of material 
also should be considered to define the 
location of the original opening.

19. Adding a new window may be consid-
ered.

a) A new window should be in character with 
the building, but also may be seen as a 
later alteration in the manner in which it 
is detailed.

b) Its position should be in character with 
that of existing openings.

c) It should not damage or destroy signifi-
cant features.

d) It should have a depth and profile similar 
to those seen historically on the build-
ing.

Preserve Existing Doors

20. Maintain existing significant doors 
and entries.

a) The proportions of an original door, as 
well as its material and trim details, are 
important characteristics that should 
be preserved. Avoid altering these fea-
tures.

b) If a door already has been altered, con-
sider restoring it if the original condition 
can be determined.

c) Even if the door is no longer to be used, 
preserve its overall character.

21. When replacement is necessary, use 
a door style that is similar to that em-
ployed originally, when feasible.

a) The original doorway configuration 
should be preserved in any situation.

22. Installing a door in a new location 
may be considered where it does not 
substantially alter the character of a 
significant building wall.

a) Installing a new door along a primary 
elevation may be considered when it 
remains subordinate to the overall de-
sign.

b) Installing a new door along a second-
ary elevation also is appropriate in most 
cases.

Original door
Inappropriate 
replacement door

Avoid altering the proportions of a door opening.

A new window should be in character with the build-
ing, but also may be seen as a later alteration in the 
manner in which it is detailed. - City of Monterey
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Alterations
Altering buildings to meet changing needs is 
an on-going practice in the district, and there-
fore sensitive changes may be considered for 
historic buildings; however, these alterations 
should occur in a manner that will not detract 
from the integrity of the property.

Buildings may undergo alterations over time. 
New alterations often occur when original 
material is missing and new interpretations 
of architectural elements become necessary. 
These new alterations should be planned to 
preserve the building’s integrity.

On some buildings the specific design of in-
dividual facade elements was not integral to 
the significance of the property. For example, 
sometimes an entry was repositioned in re-
sponse to changing functional requirements. 
When this is the case and a feature (e.g., 
the location of the door) is not integral to the 
style of the building, it can be altered. (For 
example, the entryway can be moved or stairs 
can be added.)

23. Design an alteration to be compat-
ible with the historic character of the 
property.

a) Avoid alterations that would hinder the 
ability to interpret the significance of the 
original building.

b) Alterations that seek to imply an earlier 
period than that of the building are inap-
propriate. For example, adding Greek 
Revival details to a vernacular ware-
house structure would falsely suggest 
the building was constructed earlier than 
it actually was.

24. Avoid alterations that damage archi-
tectural features.

a) For example, mounting a sign panel in a 
manner that causes decorative moldings 
to be damaged would be inappropriate.

 
25. Preserve the architectural character 

of a facade when it is intact.
a) This will help maintain the interest of the 

street to pedestrians.
b) If the facade is intact, it should be pre-

served.

Historic Condition:
A “Covington Style” residence, with the primary 
entrance located on the side

Inappropriate alteration:
Adding large display windows to the side of a his-
toric side entry residence is inappropriate.
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Historic Buildings - New 
Additions
Many buildings have experienced additions 
over time, as the need for more space and 
changing functional requirements occurred.  
New additions may also be considered.  
When planning an addition, it should be de-
signed such that the historic character of the 
building can still be perceived.  While some 
destruction of original materials is almost al-
ways a part of constructing an addition, such 
loss should be minimized.

Examples exist in 12th Street where property 
owners expanded the size of a building by 
constructing additions.  Typically, they used 
materials and details similar to those of the 
original structures.  Compatible additions to 
existing historic buildings may also be con-
sidered, especially when such additions will 
help to extend the adaptive use potential of 
the building.  All such additions should meet 
the following guidelines:

27. An addition should be compatible in 
scale, materials and character with the 
main building.

a) An addition should relate to the his-
toric building in mass, scale and form.  It 
should be designed to remain subordi-
nate to the main structure.

26. An alternative design that is a contem-
porary interpretation of a traditional 
facade is appropriate.

a) Where an original facade or its ele-
ments are missing and no evidence of 
its character exists, a new design that 
uses the traditional elements may be 
considered.

b) However, the design must continue to 
convey the characteristic elements of 
typical facades. Also, the design should 
not impede one’s ability to interpret the 
historic character of the structure.

c) Altering the size of an historically signifi-
cant window opening or blocking it with 
opaque materials is inappropriate.

d) Note that in some cases an original 
facade may have been altered early in 
the history of the building and the altera-
tions have taken on significance. Such 
changes may be preserved.

However, these alterations should be in 
character and should not significantly alter 
the historic appearance. Installing new, large 
display windows, such as these, would be 
inappropriate.  If a new porch is added to the 
side of a house that is exposed to 12th Street, 
it should be subordinate in scale to that on 
the front, or main entrance.

When the side of a residential structure is 
exposed because of the removal of a building 
beside it, some alterations may be considered 
that would orient the side of the building to 
the new open space.

An alternative design that is a contemporary inter-
pretation of a traditional facade is appropriate.
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28. An addition should not damage or 
obscure significant features.

a) For example, loss or alteration of a cor-
nice line should be avoided.

29. Design an addition such that the his-
toric character of the original building 
can still be interpreted.

a) A new addition that creates an appear-
ance inconsistent with the historic char-
acter of the building is inappropriate.  For 
example, an addition that is more ornate 
than the original building would be out of 
character.

b) An addition that seeks to imply an earlier 
period than that of the building also is 
inappropriate because it would confuse 
the history of the building.

30. An addition should be distinguishable 
from the original portion.

a) An addition should be made distinguish-
able from the original building, even in 
subtle ways, so that the character of the 
original can be interpreted.

31. A rooftop addition should be set back 
substantially to preserve the percep-
tion of the historic scale of the build-
ing.

a) A rooftop addition should be simple in 
design to prevent it from competing with 
the primary facade.
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Chapter 3
Guidelines For New Construction
The design guidelines in this section provide 
directives for construction of new buildings. 
New buildings should respect the traditional 
character of the 12th Street neighborhood. 
New buildings should also enhance the area 
as a place for pedestrians, including visitors, 
residents and those who work there. These 
guidelines focus on the basic mass and scale 
of new buildings, and greater flexibility is 
given to architectural details. To the great-
est extent feasible, all of these guidelines 
should be met. However, in some cases, 
compliance with one may be balanced with 
another, depending upon the specific condi-
tions, including physical site constraints and 
economic feasibility. 

Objectives for New Buildings
The following are the basic design objectives 
for new buildings in the 12th Street area:
1. Convey a sense of local identity;
2. Create buildings and designs that are 

oriented to pedestrians and that reflect 
the traditional character of 12th Street.

Building Alignment & 
Orientation
A building should aligned and oriented similar 
to those seen traditional on 12th Street.

32. Building setbacks should be similar to 
those seen traditionally in the area.

a) See Chapter 1, 12th Street Design 
Traditions, page 3. 

33. Buildings should relate to the street 
edge.

a) Orient the front of a building to the 
street.

b) Clearly define the primary entrance.
c) Where they are used, storefronts should 

align the sidewalk edge.

34. Corner sites should be anchored with 
activities.

a) A building should be positioned at a cor-
ner when feasible.

b) Relocate the existing building to the 
newly-formed corner lot.

c) Construct a new compatible infill build-
ing.

d) Create an active outdoor area.

Building setbacks should be similar to those seen 
traditionally in the area.
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Architectural Character
While it is important that a new building be 
compatible with the traditional context, it is not 
necessary that it imitate older building styles. 
In fact, stylistically distinguishing a new build-
ing from its older neighbors is preferred when 
the overall design of the new infill reinforces 
development patterns established during the 
period of focus. In essence, the design of an 
infill building should be a balance of new and 
old in design.

Precedents for compatible new infil designs exist in 
Covington.

35. Contemporary interpretations of tra-
ditional building elements are encour-
aged.

a) A new design that draws upon the fun-
damental similarities among older build-
ings in the area without copying them is 
preferred. This will allow it to be seen as 
a product of its own time and yet still be 
compatible with its older neighbors.

b) The literal imitation of older historic styles 
is discouraged.

36. Use architectural ornamentation with 
restraint.

a) While some examples of ornamenta-
tion occurred traditionally, these were 
generally modest in scale, number and 
character.

b) Highly ornate, formal details are inap-
propriate.

Use architectural ornamentation with restraint, as 
above.
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Mass and Scale
A building should appear to have a “human 
scale.” In general, this can be accomplished 
by using traditional forms and elements that 
can be interpreted in human dimensions.

37. Building materials should help estab-
lish a human scale.

a) For example, use wood, brick and stone 
in modules and dimensions that will ex-
press a human scale.

b) Large, featureless surfaces or paneled 
products that lack a sense of scale are 
inappropriate.

38. A building should appear to be similar 
in width to those seen traditionally.

a) If a building is to be wider that those seen 
traditionally on 12th Street, it should be 
divided into modules that express those 
seen  traditionally.

39. Express facade components in ways 
that will help to establish a human 
scale.

a) Repeat wall elements, including win-
dows, columns, ornamental trim and 
architectural features, such that rhythms 
and patterns result which convey a hu-
man scale.

b) Use windows and doors that are propor-
tional in scale to those seen tradition-
ally.

New infill divided into modules to reflect traditional 
building widths.

The redevelopment concept for the block of 12th between Lee and Holman is to build on the existing and re-
habilitated structures while creating a redevelopment. New infill should be similar in mass and scale to those 
seen traditionally.

Repeating wall elements such as windows, columns, 
and ornamental trim will help establish a human 
scale.

New building

Historic building rehabilitated
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Building Materials
In the past, a limited palette of building ma-
terials appeared in the area. Masonry was a 
primary material, in a variety of types. Wood 
lap siding also was used. This same selection 
of materials should continue to be predomi-
nant. New materials also may be considered, 
however, they should relate to those used 
traditionally in scale, texture, matte finish 
and detailing. They should help to convey a 
human scale as well.

40. Use materials similar to those used 
traditionally.

a) Limit the use of facade materials that 
don’t have a human scale or reflect ma-
terials used traditionally.

41. New materials may also be considered. 
If used, they should appear similar in 
character to those used traditionally. 

a) New materials should also have a dem-
onstrated durability in the Covington 
climate.

b) Large expanses of featureless materials 
are inappropriate.

c) A matte or non-reflective finish is pre-
ferred. Polished stone and mirrored 
glass, for example, should be avoided.

Building Height
A building should appear to be similar in 
height to buildings in the area. The visual im-
pacts of taller portions that exceed traditional 
heights should be minimized.

42. Floor-to-floor heights should appear 
to be similar to those seen tradition-
ally.

a) In particular, the openings in new con-
struction should appear similar in height 
to those seen traditionally.

Traditional materials can include masonry and 
wood.

Building materials should have a human scale.
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Precedents for dividing buildings into modules exist 
in Covington.

The ground level of a building should be designed to 
provide pedestrian interest.

Building Form
43. Primary building forms should appear 

similar to those seen traditionally in 
the area.

a) Simple rectangular forms with traditional 
pitched and flat roofs are appropriate.

b) Other, smaller forms should appear to be 
subordinate to the primary volume. The 
proportions established during the period 
of focus should be continued.

Facade Composition
The front of a building should be designed to 
reflect the basic organizational traditions of 
commercial and residential structures in the 
12th Street area. It should also be designed 
to provide interest to pedestrians, including 
visitors, residents and those who work there, 
and establish a sense of visual continuity 
along the street.

44. Compose a building facade with a 
base, a midsection and a cap.

Pedestrian Interest
The 12th Street area should continue to de-
velop as a pedestrian-oriented environment. 
Streets, sidewalks and pathways should 
encourage walking, sitting and other outdoor 
activities; buildings should also be visually 
interesting and invite exploration by pedes-
trians. Existing pedestrian routes should be 
enhanced.

45. Design the street edge of a building 
to provide interest to pedestrians.

a) Depending on the building style (residen-
tial or commercial) the ground level of a 
building should be composed of one or 
more of the following:

 i. Display windows
 ii. Display case
 iii. Porch
 iv. Public amenities
 v. Landscaping/Garden
 vi. Signs

46. Use windows that reflect the scale and 
proportion of those seen tradition-
ally.

a) Many windows were double-hung with 
vertical proportions. Others were in a 
commercial storefront arrangement.

b) If using a commercial storefront display 
window it should highlight the goods or 
services provided.

Use windows that reflect the scale and proportion of those seen traditionally.
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Chapter 4
Guidelines for Streetscape
& Landscape Design
This section provides guidelines for general 
streetscape and landscape design, and de-
fines a palette of appropriate materials. They 
are intended to help mitigate impacts to his-
toric resources that would remain by reflecting 
the traditional streetscape and landscapes of 
yards seen along 12th Street.

The character of the south side of the street 
should reflect a pedestrian friendly environ-
ment. Remnant parcels should be enhanced 
with landscaping and small plazas. When 
feasible traditional design features should be 
installed, such as limestone wall or wrought 
iron fences. Also new furnishings should be 
provided. A conceptual sketch for a park in the 400 West block 

of 12th Street, looking southwest. Stone walls and 
fences define the street edge, recalling historic resi-
dential yards in the area.

Landscape
Trees and other plant materials should be in 
character with those seen traditionally in the 
area. Buildings traditionally abutted the prop-
erty line or were slightly set back providing a 
shallow front yard. These  were either partially 
paved or a small garden was provided.

47. Install trees and plant materials similar 
to traditional landscapes

a) Trees should be planted in informal 
clusters, rather than formal lines of street 
trees.

b) Include informal clusters of low shrubbery 
and accent plants.

c) Preserve existing trees when feasible.
d)  Provide a shallow landscaped or partially 

paved front yard.

48. Trees should be planted in staggered 
patterns, to reflect residential de-
signs.
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Parking and Access
While on-street parking will provide the bulk 
of parking spaces along 12th Street, a small 
amount of off-street parking is anticipated. 
Access to this parking should be designed 
to minimize conflicts with traffic on 12th 
Street and their visual impacts should be 
minimized.

49. The edges of parking lots that abut 
streets and adjoining parcels should 
be buffered with landscaping, al-
though views into the lot should still 
be maintained.

a) Buffer parking with two or more of the 
following:

 • Stone walls
 • Metal picket fences
 • Low shrubbery
 • Trees
b) When feasible anchor the ends of a park-

ing lot with buildings, in order to provide 
pedestrian friendly activities along the 
street.

50. Where possible parking lots should 
be situated on the interior of a lot 
buffered by landscaping or framed by 
buildings.

Parking lot edges that abut streets and adjoining lots should be screened with landscaping.

On-street parking will be provided on both sides of the street.

Parking lots should be buffered by landscaping or framed by buildings.

Low hedge Shade tree
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Site Features
Site features  should be in character with 
those seen traditionally in the area, while 
also accommodating contemporary needs 
and standards.

51. Fence designs should appear similar 
in character to those used tradition-
ally.

a) Metal picket fences and stone walls are 
appropriate.

52. Wall and fences should appear similar 
in scale to those used historically.

a) The length of a fence segment should be 
similar to those seen traditionally.

b) The height should be similar to those of 
historic fences.

53. Fence designs should appear similar 
in character to those used histori-
cally.

a) Metal pickets are appropriate.
b) Stone piers should be used.
c) Where possible rebuild or relocate stone 

walls from existing or stockpiled materi-
als. Fences should have a similar design and scale to 

those used historically.

Metal picket fences where traditionally utilized.



28             12th Street Design Guidelines

Parks
Park should be designed to reflect the gen-
eral character of yards seen traditionally in 
the area, while also recognizing the different 
functional requirements. This is especially 
important along the southside of 12th Street 
where there is great potential for a cohesive  
park network. A dedicated interpretive park 
and other park space will contribute to the 
character of the street.

The landscape palette described in this report 
should be used, including stone walls, metal 
picket fences and planting clusters. In addi-
tion, the CPTED principles should apply.

Whenever feasible, the park should be flanked 
with active uses, to help animate the area and 
to monitor activity in the open spaces.

54. Provide activities that will animate the 
park.

a) Anchor the park with a commercial or 
residential use.

b) In some cases, allocating some of this 
open space to an adjoining residence as 
a new side yard would be appropriate. 
This side yard should serve as a transi-
tion to the park area.

55. Where possible provide filtered views 
from the back yards of properties on 
Watkins Street.

a) Install trees to help buffer views from 
these yards to 12th Street. However, 
maintain some visual contact with the lin-
ear park area, in consideration of CPTED 
principles.

Interpretive Park Park

This sketch illustrates park designs for the south side of the 500 and 400 blocks of 12th Street.

Commercial or residential 
anchor site

Example of parks and small plazas along 12th Street. 
Trees should be installed to buffer views from back 
yards to 12th Street.

Commercial or residential 
anchor site

12th Street

Back yard

Small plaza
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56. Park landscapes should reflect fea-
tures of the residential character of 
yards seen historically.

a) Define the sidewalk edge with stone walls 
and/or metal fences.

b) Reuse existing stone walls and metal 
fences in designs when feasible.

c) Provide entrances into the park that read 
as “gateways” to yards.

57. Install trees in a manner similar to 
traditional residential landscapes.

a) Trees should be planted in informal 
clusters, rather than formal lines of street 
trees.

b) Also include informal clusters of low 
schrubbery and accent plants.

c) Preserve existing trees when feasible.

58. Reflect historic paving materials in 
hard surfaces in parks.

a) Use brick paving as accents, to recall 
historic alley materials.

b) Broom finished concrete, in scored pat-
terns, is also appropriate.
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Medians
A landscaped median in the center of 12th 
Street is a key element of the overall land-
scape strategy for the corridor.

The median should be designed as a visual 
buffer along the street. It should serve pri-
marily as a visual amenity, with landscaping. 
At key locations, signs should be installed. 
In addition, some special focal points, to 
include sculpture, fountains or other public 
monuments, should be installed to help give 
distinct identity to individual blocks.

59. The median should be planted with 
grass and trees.

a) No sidewalks should be provided, since 
this area is primarily a visual entity.Parklike structures and sidewalks should not be 

located in the median.

The median should be planted with grass and trees.

60. In its widest locations, two different 
trees species should be used in the 
median, in an alternating pattern.

a) This provides variety in size and color and 
relates to the more informal landscape 
designs of residential yards seen histori-
cally in the area.

61. The median landscape palette  should 
include:

a) Stone walls and piers.
b) Metal picket fences.
c) Grass and street trees

62. Traditional ornamental lighting fix-
tures should be utilized.

a) Ornamental street lights should be used 
to highlight signs, crosswalks and focal 
points.

63. Locating a sidewalk or parklike struc-
ture in the median is inappropriate

a) However, some structural features 
may be included as monumental focal 
points.
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Sidewalks
Sidewalks should be in character with those 
seen historically in the area, while also ac-
commodating contemporary needs and 
standards.

64. New sidewalks should be broom fin-
ished, grey concrete.

a) The minimum width should be 5 feet.
b) Where feasible, 7 feet should be pro-

vided.
a) Decorative paving should be used to ac-

cents at corners, expanded landscape 
areas, and at building entries.

65. Include decorative paving in cross-
walks at key intersections

a) Paving should be modular concrete pav-
ers, designed to appear similar to bricks 
seen historically in the area.

b) Frame paving in bands, similar to those 
used in new streetscape design in down-
town Covington.

66. Trees should be planted in staggered 
patterns, to reflect traditional residen-
tial designs.

New sidewalks should be broom finished, grey concrete while crosswalks and key intersections should be 
constructed of decorative pavers.

Broom finished, gray concrete
Decorative pavers

Sidewalks should be enhanced with trees and other landscaping.
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Corner Lots
Corner lots anchor the street and should be 
active and include a building, plaza, or park.

67. Corner sites should be anchored with 
activities.

a) A building should be positioned at a cor-
ner when feasible.

b) Relocate the existing building to the 
newly formed corner lot or construct a 
new compatible infill building.

c) Create an active outdoor activity.

Signs
It is important to maintain a clean and unclut-
tered streetscape. Signs should be kept to a 
minimum and where possible placed appro-
priately on a building’s facade.

68. Signs should be kept to a minimum.
a) Place and integrate a sign on a building’s 

facade where possible.
b) Integrate a sign into the landscape de-

sign.
c) Utilize shielded light fixtures to minimize 

glare. 

Plazas create an active outdoor activity and are appropriate for corner lots.
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Appendix A
The Secretary of the In-
terior's Standards for the 
Rehabilitation of Historic 
Buildings
The Secretary of the Interior’s Standards for 
the Rehabilitation of Historic Buildings are 
general rehabilitation guidelines established 
by the National Park Service. These stan-
dards are policies that serve as a basis for the 
design principles presented in this document. 
The Secretary’s Standards state that:

1. A property shall be used as it was histori-
cally or be given a new use that requires 
minimal change to its distinctive materials, 
features, spaces, and spatial relation-
ships.

2. The historic character of a property shall 
be retained and preserved. The removal 
of distinctive materials or alteration of 
features, spaces, and spatial relation-
ships that characterize a property shall 
be avoided.

3. Each property shall be recognized as 
a physical record of its time, place, and 
use. Changes that create a false sense 
of historical development, such as add-
ing conjectural features or elements from 
other historic properties, shall not be 
undertaken.

4. Changes to a property that have acquired 
historic significance in their own right shall 
be retained and preserved.

5. Distinctive materials, features, finishes, 
and construction techniques or examples 
of craftsmanship that characterize a prop-
erty shall be preserved.

6. Deteriorated historic features shall be 
repaired rather than replaced. Where the 
severity of deterioration requires replace-
ment of a distinctive feature, the new fea-
ture shall match the old in design, color, 
texture, and, where possible, materials. 
Replacement of missing features shall 
be substantiated by documentary and 
physical evidence.

7. Chemical or physical treatments, if ap-
propriate, shall be undertaken using the 
gentlest means possible. Treatments that 
cause damage to historic materials shall 
not be used.

8. Archeological resources shall be pro-
tected and preserved in place. If such 
resources must be disturbed, mitigation 
measures shall be undertaken.

9. New additions, exterior alterations, or 
related new construction shall not destroy 
historic materials, features, and spatial re-
lationships that characterize the property. 
The new work shall be differentiated from 
the old and shall be compatible with the 
historic materials, features, size, scale 
and proportion, and massing to protect 
the integrity of the property and its envi-
ronment.

10. New additions and adjacent or related 
new construction shall be undertaken 
in such a manner that, if removed in the 
future, the essential form and integrity of 
the historic property and its environment 
would be unimpaired.

Design for alterations and additions to existing 
properties should not be discouraged when 
such alterations and additions do not destroy 
significant historical, architectural or cultural 
material. Such design should be compat-
ible with the size, scale, color, material and 
character of the property, neighborhood and 
environment.
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